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DEVELOPMENT SERVICES 
910 Cleveland Ave, Mount Vernon, WA  98273 

360-336-6214 │ PermitTech@mountvernonwa.gov
www.mountvernonwa.gov 

PLANNING COMMISSION AGENDA 
September 19, 2023 - Starting at 6:00 p.m. 

Meeting held at 1805 Continental Place, Mount Vernon 

These meetings are accessible to persons with disabilities. For individuals who may require special 
accommodations, please contact City Hall at (360) 336-6211 in advance of the meeting. 

DESCRIPTION PUBLIC HEARING? ACTION 
REQUIRED STAFF CONTACT (1) 

1. Call to Order 
• Open by Chair
• Roll Call(2)

 Yes  No None NA 

2. Consent Agenda(3) 
•
• Agenda Approval or Modifications

 Yes  No None NA 

3. Public Comment(4)  Yes  No None NA 

4. Open Record Public Hearing regarding the 
2024 – 2029 Update to the City’s Capital 
Improvement Plan (CIP) 

 Yes  No  Motion Peter Donovan 

6. Discussion Only on Proposed Code 
Amendments Regulating Chickens on 
Residential Properties (Chapter 17.15 
Single-Family Residential District and 
Chapter 6.14 Farm Animals in the City) 

 Yes  No  None Marianne Manville-
Ailles and Morgan 
Morrison  

7. Miscellaneous – Good of the Order 
• DS Director Introductions
• Commissioner Updates
• Other

 Yes  No  None NA 

8. Adjourn  Yes  No  None NA 

Approval of minutes from last meeting
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(1) STAFF CONTACT INFORMATION: 

 

STAFF NAME DEPARTMENT EMAIL TELEPHONE 

Stacie Pratschner Development 
Services 

staciep@mountvernonwa.gov  360-336-6214 

Peter Donovan Mayor’s Office peterd@mountvernonwa.gov  360-336-6211 

Marianne 
Manville-Ailles 

Development 
Services 

mariannem@mountvernonwa.gov  360-336-6214 

Morgan Morrison Development 
Services 

morganm@mountvernonwa.gov  360-336-6214 

 
(2) Planning Commission Members: 

• Adair Orr 
• Andrew Vander Stoep 
• Christian Carlson 
• Kirk Johnson 
• James Fikkert 
• Mary Mae Hardt 
• Morgan Curry 

 
(3) All matters listed under Item 2, Consent Agenda, are considered routine in nature and are approved 

in one motion. Individual discussion of these items is not planned. A member may ask to remove any 
item to discuss separately as a Discussion Item. 
 

(4) Reserved for the public to comment on items not on the agenda. The Commission may invite more 
public comment on agenda items noted for discussion later. 
 

 
 
 

mailto:staciep@mountvernonwa.gov
mailto:peterd@mountvernonwa.gov
mailto:mariannem@mountvernonwa.gov
mailto:morganm@mountvernonwa.gov






http://apps.leg.wa.gov/rcw/default.aspx?cite=36.70A.070
http://apps.leg.wa.gov/rcw/default.aspx?cite=36.70A.070




















































































































































































































































































































































































































































Capital Improvement Plan

City of Mount Vernon, Washington

PROJECTS BY DEPARTMENT

2024 2029thru

WASTEWATER UTILITY

         Total2024 2025 2026 2027 2028Department          # Priority 2029

Wastewater

S02012 100,000100,000Sewer Extensions to Non-Sewered Parcels 5
S06001 750,000750,000Combined Sewer System Improvements 3
S07004 3,000,000500,000 500,000 500,000 500,000 500,000Sewer Restoration Program 1 500,000
S14001 60,00060,000Sewer Collection System Expansion 3
S20002 3,200,0003,200,000Influent Header and Pump Upgrade 1
S21002 600,000100,000 100,000 100,000 100,000 100,000Wastewater Treatment Plant Upgrades 2 100,000
S23001 500,000500,000Garage/Shop Building 3

8,210,0004,300,000 600,000 1,510,000 600,000 600,000Wastewater Total 600,000

GRAND TOTAL 8,210,0004,300,000 600,000 1,510,000 600,000 600,000 600,000

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington

PROJECTS BY FUNDING SOURCE

2024 2029thru

WASTEWATER UTILITY

Total2024 2025 2026 2027 2028Source 2029Project # Priority

411 - Sewer Expansion Fund

S14001Sewer Collection System Expansion 3 60,00060,000

S20002Influent Header and Pump Upgrade 1 1,600,0001,600,000

S23001Garage/Shop Building 3 250,000250,000

411 - Sewer Expansion Fund Total 1,910,0001,850,000 60,000

412 - Sewer Capital Reserve Fund

S02012Sewer Extensions to Non-Sewered 
Parcels

5 100,000100,000

S06001Combined Sewer System Improvements 3 750,000750,000

S07004Sewer Restoration Program 1 3,000,000500,000 500,000 500,000 500,000 500,000 500,000

S20002Influent Header and Pump Upgrade 1 1,600,0001,600,000

S21002Wastewater Treatment Plant Upgrades 2 600,000100,000 100,000 100,000 100,000 100,000 100,000

S23001Garage/Shop Building 3 250,000250,000

412 - Sewer Capital Reserve Fund Total 6,300,0002,450,000 600,000 1,450,000 600,000 600,000 600,000

GRAND TOTAL 8,210,0004,300,000 600,000 1,510,000 600,000 600,000 600,000

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington Contact Wastewater Plant Supervisor

Data in Year 2024 and 2029
Department Wastewater

 Description

Extend sewer service to non-sewered areas that are utilizing on-site septic systems and currently don't have sewer service available.

Areas in town needing sewer service: W. Hazel Street, Britt Road, Dike Road, Curtis Street, E Blackburn Road, & Blodgett Road near Flowers 

Creek

Project # S02012

Priority 5 Future Consideration

 Justification

Reduce health risks associated with on-site septic systems.

Useful Life
Project Name Sewer Extensions to Non-Sewered Parcels Category Wastewater - Plant

Type Improvement

Quadrant City-wide

Address/ Location City Wide

Total Project Cost: $100,000

Status Active

Total2024 2025 2026 2027 2028Expenditures 2029

100,000100,000Construction

100,000 100,000Total

Total2024 2025 2026 2027 2028Funding Sources 2029

100,000100,000412 - Sewer Capital Reserve 
Fund

100,000 100,000Total

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington Contact Wastewater Plant Supervisor

Data in Year 2024 and 2029
Department Wastewater

 Description

This area is generally bordered by Fir Street on the North, 15th on the East, Blackburn Road on the South, and the Skagit River on the West, and 

consists of portions of the City developed prior to 1950.

This is a phased program for planning, repair, replacement, and improvements of the Combined Sewer system. Phase 1 is development of a 

comprehensive plan establishing alternatives, cost estimates, and recommendations for Combined Sewer system improvements including rerouting 

storm to Kulshan Creek drainage system and reroute 15-inch combined to Central CSO Regulator. Estimates on the total cost and phasing of work 

would be a product of a comprehensive engineering report.

Project # S06001

Priority 3 Important

 Justification

General goals of Phase 1 planning work include; improving flow capacity of the sanitary sewer by separation of combined sanitary and storm 

where feasible.

Useful Life
Project Name Combined Sewer System Improvements Category Wastewater - Plant

Type Improvement

Quadrant SW

Address/ Location Generally portions of City devel

Total Project Cost: $750,000

Status Active

Total2024 2025 2026 2027 2028Expenditures 2029

750,000750,000Construction

750,000 750,000Total

Total2024 2025 2026 2027 2028Funding Sources 2029

750,000750,000412 - Sewer Capital Reserve 
Fund

750,000 750,000Total

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington Contact Wastewater Plant Supervisor

Data in Year 2024 and 2029
Department Wastewater

 Description

Annual sewer system restoration program which includes pipe and manhole replacement or restoration.

Project # S07004

Priority 1 Critical

 Justification

Sustain a functioning sewer collection system, improve access to sewer system, and reduce ground water infiltration.

Useful Life
Project Name Sewer Restoration Program Category Wastewater - Plant

Type Improvement

Quadrant City-wide

Address/ Location City Wide

Total Project Cost: $3,000,000

Status Active

Total2024 2025 2026 2027 2028Expenditures 2029

3,000,000500,000 500,000 500,000 500,000 500,000Construction 500,000

500,000 500,000 500,000 500,000 500,000 3,000,000Total 500,000

Total2024 2025 2026 2027 2028Funding Sources 2029

3,000,000500,000 500,000 500,000 500,000 500,000412 - Sewer Capital Reserve 
Fund

500,000

500,000 500,000 500,000 500,000 500,000 3,000,000Total 500,000

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington Contact Wastewater Plant Supervisor

Data in Year 2024 and 2029
Department Wastewater

 Description

Expand sewer collection system within the City UGA.

Project # S14001

Priority 3 Important

 Justification

Within potential UGA annexation area this is a developer project. The funding estimate is the City cost share for upsizing the sewer capacity to 

provide sewer service to the greater tributary area.

Useful Life
Project Name Sewer Collection System Expansion Category Wastewater - Plant

Type Improvement

Quadrant SW

Address/ Location City Wide

Total Project Cost: $60,000

Status Active

Total2024 2025 2026 2027 2028Expenditures 2029

60,00060,000Construction

60,000 60,000Total

Total2024 2025 2026 2027 2028Funding Sources 2029

60,00060,000411 - Sewer Expansion Fund

60,000 60,000Total

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington Contact Wastewater Plant Supervisor

Data in Year 2024 and 2029
Department Wastewater

 Description

Reduce influent pump station header velocity by increasing pipe size from 20" to 30" from the influent pump station to the 30" force main installed 

in 2008 upgrade.

Project # S20002

Priority 1 Critical

 Justification

Will allow for safer pumping at higher volumes and increase overall hydraulic pumping ability, potentially eliminating future CSO's

Useful Life 30 years
Project Name Influent Header and Pump Upgrade Category Wastewater - Plant

Type Improvement

Quadrant SW

Address/ Location

Total Project Cost: $3,200,000

Status Active

Total2024 2025 2026 2027 2028Expenditures 2029

3,200,0003,200,000Construction

3,200,000 3,200,000Total

Total2024 2025 2026 2027 2028Funding Sources 2029

1,600,0001,600,000411 - Sewer Expansion Fund

1,600,0001,600,000412 - Sewer Capital Reserve 
Fund

3,200,000 3,200,000Total

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington Contact Wastewater Plant Supervisor

Data in Year 2024 and 2029
Department Wastewater

 Description

Wastewater Treatment Plant upgrades to increase flow and process capacity needed to meet current and upcoming discharge permit regulations.

Project # S21002

Priority 2 Very Important

 Justification

To maintain and improve the Wastewater Treatment Plant infrastructure to maximize flow and process capabilities.

Useful Life
Project Name Wastewater Treatment Plant Upgrades Category Wastewater - Plant

Type Improvement

Quadrant SW

Address/ Location 1401 Britt Road, Wastewater Tr

Total Project Cost: $600,000

Status Active

Total2024 2025 2026 2027 2028Expenditures 2029

600,000100,000 100,000 100,000 100,000 100,000Equipment 100,000

100,000 100,000 100,000 100,000 100,000 600,000Total 100,000

Total2024 2025 2026 2027 2028Funding Sources 2029

600,000100,000 100,000 100,000 100,000 100,000412 - Sewer Capital Reserve 
Fund

100,000

100,000 100,000 100,000 100,000 100,000 600,000Total 100,000

City of Mount Vernon, WA  CIP 2024-2029
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Capital Improvement Plan

City of Mount Vernon, Washington Contact Wastewater Plant Supervisor

Data in Year 2024 and 2029
Department Wastewater

 Description

A new Garage/Shop Building totaling 4000 sf with four enclosed bays of vehicle/equipment storage with a fifth enclosed bay to be used as a wash 

bay for vehicles, pumps, and other equipment.

Project # S23001

Priority 3 Important

 Justification

The Garage/Shop Building will be used to store vehicles and equipment such as pumps, light towers, vactor truck, service trucks and other small 

equipment of which some are currently stored outside. Inside storage will extend the life span of equipment. The enclosed wash bay will help 

contain materials that are pressure washed off pumps and equipment.

Useful Life
Project Name Garage/Shop Building Category Wastewater - Plant

Type Improvement

Quadrant SW

Address/ Location 1401 Britt Road, Wastewater Tr

Total Project Cost: $500,000

Status Active

Total2024 2025 2026 2027 2028Expenditures 2029

500,000500,000Construction

500,000 500,000Total

Total2024 2025 2026 2027 2028Funding Sources 2029

250,000250,000411 - Sewer Expansion Fund

250,000250,000412 - Sewer Capital Reserve 
Fund

500,000 500,000Total

City of Mount Vernon, WA  CIP 2024-2029
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A. Permitted accessory uses in the R-3 district include those uses permitted in the R-1 
district, except that accessory buildings for small animals or fowl, other than normal 
household pets, shall not be permitted unless located on a single family residential lot. 

B. Each multifamily structure is permitted to have one accessory structure that can be 
used as a shed to store tools or other household items as long as it complies with the 
following requirements: 

1. The total building area of the accessory structure shall be no more than 120 square feet. 

2. The accessory structure is required to be a single story and is not allowed to be taller 
than the primary structure on the site. 

3. The accessory structure shall be located in the rear yard and is required to maintain a 
minimum five-foot setback from all property lines and all other structures. 

4. The accessory structure shall not have a permanent heat source. 

5. The accessory structure is intended to be for storage of tools or other household items 
and is not to be a space that is slept in. 

6. The accessory structure is not allowed in critical areas or their associated buffers 
regulated under Chapter 15.40 MVMC. 

SECTION 9.  Severability 
 
If any section, subsection, sentence, clause, chapter, provision, or phrase of this 
ordinance or its application to any person or circumstance is found to be 
unconstitutional or invalid by a court of competent jurisdiction, such decision shall 
not affect the validity of the remainder of this ordinance or the application or the 
provisions to other persons or circumstances.  
 
 
PASSED AND ADOPTED this _____ day of _____________, 2023. 
 
_______________________________ 
Becky Jensen, City Clerk 
 
SIGNED AND APPROVED this _____ day of _____________, 2023. 
 
 
________________________________ 
Jill Boudreau, Mayor 
 
Approved as to form: 
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